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UPPER MERION AREA SCHOOL DISTRICT  

Introduction  

School districts can only plan for their future if they 
have some idea of what that future will entail.  The 
number of students that will need to be served by 
district facilities is the key variable that must be 
understood in order to make prudent decisions. 

The Montgomery County Planning Commission 
(MCPC) previously produced an enrollment 
projection study for the Upper Merion Area School 
District (UMASD) back in 2015.  Much has changed 
since that time, and while the projected growth in 
2015 and 2016 did not occur, the larger jumps 
anticipated for 2017 and 2018 did come to fruition.  
The impacts from existing apartments and new 

construction were overestimated at that time.  It is 
now the right time to revisit the District and look at 
what has happened with existing apartments, new 
construction, and housing sales activity in particular.   

The housing market has continued to improve since 
the last study, and major residential construction in 
and around the employment centers is in full swing.  
Upper Merion, Bridgeport and West Conshohocken 
are seeing renewed developer interest in their 
urbanized centers, especially in the context of 
redevelopment with denser housing types and a 
greater mix of uses.     

This report again gives an up-to-date overview of the 
population and housing characteristics within the 
Upper Merion Area School District in order to 
establish the conditions that have formed the most 
recent enrollment trends.  Future enrollments will 
depend largely upon the following factors: 

�x�� Recent and future births 

�x�� Housing construction 

�x�� Moves in and out of the school district 

�x�� Private, charter, home, and cyber school growth 

The study employs the use of a Cohort Progression 
Model to account for the above factors and form 
projections for each grade level over the next ten 
years.  No model is perfect when it comes to 
predicting the future, but given the right data, an 
accurate projection for the next five years is 
expected. 

Projections should not be considered a final product 
with the completion of the model.  Additional data 
and analysis, including housing and population 
forecasts, characteristics of households by housing 
types, geographic mobility by age cohorts, and 
housing sales activity, are also presented in this study 
to provide a useful context with the projections.  
These important data points should be reviewed 
every year to determine if unanticipated activity is 
occurring and how that might influence the 
projections and actual enrollments down the line. 
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UPPER MERION AREA SCHOOL DISTRICT  

Summary of Key Findings  
The general trend in future enrollments for the Upper 
Merion Area School District calls for an increase of 
between 5% and 10% over the next five years, 
mostly likely toward the higher end of that range.  
More than half of this growth will be driven by new 
residential construction, but other factors include the 
new full-day kindergarten program, a new 
elementary school, and impacts from high birth 
activity in recent years.  The rate is expected to slow 
down after five years, but growth will still continue 
beyond those five years and throughout the entire ten 
year projection period of this study.  Future birth 
activity in the next several years will have a major 
impact on new class sizes during the end of the ten 
year projection period.  The following factors are 
determining this forecast: 

�x�� Births in the UMASD have been at historically 
high levels over the last five years, although it 
dropped back down in the most recent year.  
This activity will cause upcoming kindergarten 
and 1st grade classes to remain high, historically 
speaking, but they may not surpass the 2018-19 
class sizes for those grades. 

�x�� Births will rebound from the low 2016-17 result.  
The age cohort of 25-34 year old females is 
expected to continue rising through the current 
decade as the millennial generation moves 
through this period.   

�x�� Private school enrollment from students living in 
the district have cycled up and down over the 
last decade and a half.  While they may grow 
slightly in coming years, the percent of private 
school children compared to public school is not 
likely to increase.  There is not a significant 
enough change in private school attendance to 
warrant an adjustment to the models. 

�x�� The district implemented a full-day kindergarten 
program in 2018-19, as opposed to the former 
half-day offering.  This already appears to have 
helped provide a larger than usual kindergarten 

class size for 2018.  It will likely encourage 
more families to enter public school from the 
beginning rather than waiting until after 
kindergarten.   

�x�� Some major multifamily construction has 
already occurred over the last two years.  Its 
impact has been fairly minor thus far as 
evidenced by the number of school-children 
coming out of the completed projects.  However, 
more units are coming, and there will be 
additional growth stemming from  new 
multifamily and townhome construction in the 
UMASD over the next five years.  Many of 
these projects are geared towards young 
professionals and empty nesters, but there are 
also some single family units expected, which 
bring the highest rate of families and children.  
New construction  could provide 210 public 
school students over the next five years and 
more students are anticipated beyond that 
horizon. 

�x�� The rental market has been hot and older, more 
affordable units provide a lower barrier of entry 
into a quality school district.  Existing 
multifamily apartment buildings have provided 
almost twice as many students as a decade ago, 
but this growth source has appeared to stabilize 
at current levels.    

�x�� Residential sales activity has consistently gone 
up since 2011 in the district even though it still 
falls below levels seen before the recession.  A 
greater churning of households brings younger 
households into the area.  They may not make an 
immediate impact on enrollment, but they can 
help sustain higher birth rates and support 
enrollment growth overall. 

 
Projections 
A cohort progression model has been prepared and 
presented as two tiers.  The first, Tier One, is really a 
base scenario using existing trends and estimated 
birth activity to determine where enrollment is 

headed.  The second, Tier Two, incorporates a 
housing adjustment to the base model and represents 
the final recommended projections as concluded in 
this study .  The model was recalibrated for this study 
to put more emphasis on the relationship between 
births and 1st grade class sizes in previous years 
before the new full-day kindergarten program was 
adopted.   

Enrollment has grown considerably the last two years 
after a surprising drop in 2015 and 2016.  The 
increased birth activity, new construction and 
continued housing turnover will support continued 
growth, but the largest increases will be seen at older 
grade levels over the next five years.    

�x�� The elementary school level will see most of its 
growth in the next three years before stabilizing 
around 1,700 students.  Larger kindergarten 
classes due to birth activity and full-day 
kindergarten will spur growth.    

�x�� The middle school will cycle down and then up 
again.  Recent elementary growth and new 
construction will spike enrollment during the 
midpoint years of the projection period.      

�x�� The high school will grow the most in the 
beginning due to larger incoming freshman 
classes replacing smaller departing senior 
classes.  Some decline again is anticipated 
during the second five years, but enrollment will 
still be over 1,300 students and another minor 
growth spurt could start right at the end of the 
ten year period based on trends at the lower 
grade levels. 

Finally, the Upper Merion Area has seen a lot of 
change for a developed community and this will 
continue in what is acknowledged as a very hot 
suburban market.  Changes in planned developments 
and future projects not set in stone could cause some 
shifts in the projections. We have built in some 
contingent growth impact, but with so many projects, 
there will likely be some overall counterbalancing 
effects as projects shift timelines or  their status 
changes.   
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Population  

The general population within the Upper Merion 
Area School District grew by 4.9% from 2000 to 
2010.  This was the fastest rate of growth for the 
district in the last three decades, although it was 
smaller compared to the countywide growth rate of 
6.8%.  The housing crash and recession during the 
second half of the decade likely restricted the 
potential for more growth.    

Since 2010, growth has accelerated again with more 
than 2,000 people being added to the District’s 
population.  The rate of growth from 2010 to 2017 
has already exceeded the previous decade with a 6% 
increase.  Regional projections are calling for the 

population to continue growing and reach a total of 
36,522 through 2020.  There is a good chance that 
the District exceeds that projection given the current 
population estimates from the U.S. Census Bureau. 

Continued growth will be a result of major 
redevelopment projects in King of Prussia and the 
Bridgeport waterfront.  However, it is important to 
recognize that population totals do not necessarily 
reflect changes in the numbers of school-age children 
or public school enrollment figures.  While the 
population will grow within the district, shifts in the 
age cohorts within that population can have distinct 
effects on the numbers of school age children in the 
future.  

FIGURE 2: Population of Upper Merion Area School District, 1980-2020 

Source: U.S. Census Bureau, except 2020 Projections (DVRPC and MCPC) 
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Age Cohorts and School Age Children 

Age data from the last three decennial censuses 
reveal patterns in how the demographics of the 
Upper Merion Area School District have changed, 
but note that these figures include all children, not 
just public school students.  The cohort that best 
represents school age children is the 5-17 year old 
group.  This cohort increased during the 1990s and 
2000s, but has stabilized since 2010.  The younger 
cohort, 0-4 year olds (pre-school age), increased 
from 2000 to 2010 after remaining stable during the 
1990s, but it has subsided since 2010.   

 

1990 2000 2010 2020 (Forecasted) 

Total 
1980-1990 

Change 
1980-1990 

Percent Total 
1990-2000 

Change 
1990-2000 

Percent  Total 
2000-2010 

Change 
2000-2010 

Percent Total 
2010-2020 

Change 
2010-2020 

Percent 

Upper Merion Area SD 31,308 -1,189 -3.7% 32,680 1,372 4.4% 34,269 1,589 4.9% 36,522 2,253 6.6% 

Montgomery County 678,111 34,740 5.4% 748,987 70,876 10.5% 799,874 50,887 6.8% 840,934 41,060 5.1% 

FIGURE 3: Population Totals, 1990-2020 

Source: U.S. Census Bureau, except 2020 Forecasts (DVRPC and MCPC) 

Age Cohort 

1990    2000   2010    2017* 

Total 
1980-1990 

Change Total 
1990-2000 

Change Total 
2000-2010 

Change 
���•�Ÿ�u���š����
(2013-17) 

0-4  1,722  -14      1,757  35    2,092  335 1,915 

5-17       4,183  -2182    4,354  171      4,681  327 4,666 

18-24       3,220  -724     2,667  -553      2,625  -42 2,183 

25-34       5,953  663      5,955  2      6,042  87 6,086 

35-44       4,576  660     5,139  563      4,859  -280 5,059 

45-54      3,624  -926    4,492  868      4,771  279 4,412 

55-64      3,871  -76     3,272  -599      4,123  851 4,702 

65-74       2,920  1076     2,889  -31       2,664  -225 3,365 

75 and over       1,239  334      2,155  916       2,412  257 2,440 

FIGURE 4: Age Cohorts, Upper Merion Area School District, 1990-2017 

Source: U.S. Census Bureau 
* 5 Year Estimates from the American Community Survey are an average of 5 years worth of sampling data 

The remaining cohorts show that the population aged 
25-34 years old in 2010 represents the largest adult 
cohort.  This reflects the popularity of the District to 
young professionals and the Millennial generation.  It 
also reflects some aspects of the District’s housing 
stock in that the area provides many opportunities for 
first time homebuyers.   

The largest gain in the adult cohorts over the 2000-
2010 decade was seen in the 55-64 year old group 
which has now also moved into the 65-74 year old 
cohort, which has expanded since 2010.  These age 
groups comprise the baby boom generation.  The 

children of this generation have mostly aged beyond 
secondary education levels.  The effect is that there 
may be fewer children per household as these people 
age, but that impact will also be countered by seniors 
moving to other types of housing or downsizing, 
providing housing opportunities for younger 
families. 

This shifting of age cohorts over time is only one 
part of the picture when it comes to explaining and 
predicting what will happen with school enrollment.  
It’s a good place to start when considering why 
enrollments cycle up and down over time, but other 
factors may also impact enrollment. 
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Birth Patterns  
The number of births in an area is a critical 
component to projecting future enrollment in a 
school district.  While some families will migrate 
over time, births provide a beginning indicator of the 
potential size of future kindergarten classes.  This 
relationship will be detailed in the cohort progression 
model (p. 25), but it is important to note that birth 
data can give a preview of what will happen with 
entering students over the first five years of the 
projection period.  Also note that annual birth totals 
are aligned to match the school calendar year 
(September—August) in order to make the most 
accurate correlations to future kindergarten  and 1st 
grade classes. 

The trend for live births since 2003 in the Upper 
Merion Area School District shows that births have 
generally risen on average, but they have come to 

Source: Pennsylvania Department of Health 

FIGURE 5: Number of Live Births in Upper Merion Area SD by School Calendar Year (Sept.-Aug.) 

reflect a more cyclical pattern.  Annual spikes are 
usually followed with a decline before rising again.   
Over the last six years, births have been at a 
historically high period for the district.  However, the 
most recent year showed a substantial drop in 2016-
17.  The growth period has exceeded the countywide 
trend, which has mostly declined since 2008.  The 
higher birth activity in the UMASD suggests that 
future kindergarten and 1st grade classes should 
remain close to recent levels.        

Looking ahead, there may be a tangible factor that 
can be attributed to expected changes in birth 
patterns—the population of  child-bearing age 
women.  According to the Pennsylvania Department 
of Health, birth activity in Montgomery County is at 
its highest when potential mothers are between the 
ages of 25-34.  Figure 7 identifies age cohorts for 
females of child-bearing age.  The population of 
women in that age group from the UMASD increased 
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FIGURE 6: Number of Live Births in UMASD 
by School Calendar Year (Sept.-Aug.) 

Sources: Pennsylvania Department of Health, U.S. Census Bureau 

Calendar Year UMASD 
Montgomery 

County 

2007 13.1 11.9 

2008 13.3 12.1 

2009 13.6 11.7 

2010 12.0 11.4 

2011 12.6 11.2 

2012 15.3 11.0 

2013 13.6 10.7 

2014 13.3 10.8 

2015 13.3 10.9 

2016 13.3 10.6 

2017 12.2 10.5 

FIGURE 8: Birth Rates (Births Per 1,000 Popula-
tion) in UMASD by Calendar Year (Jan.-Dec.) 

Source: Pennsylvania Department of Health 

School Year UMASD 

2003-04 435 

2004-05 454 

2005-06 436 

2006-07 427 

2007-08 453 

2008-09 465 

2009-10 396 

2010-11 445 

2011-12 492 

2012-13 478 

2013-14 480 

2014-15 463 

2015-16 475 

2016-17 428 

from 2,834 in 2000 to 2,992 in 2010, a gain of 5.6 
percent.  Looking out to 2020, we expect that the 25-
34 year old cohort will continue to grow fueled by 
the “millennial” generation.  They have now entered 
their child-bearing years and should be at their 
highest fertility rates between 2020 and 2025.  Based 
on a purely demographic basis, births should trend 
upwards overall.  Because the Upper Merion Area 
has remained fairly strong with its attraction to 
younger aged adults, we do not see dramatic 
increases in birth activity, but some increase is still 
possible.   

Birth Rates 

Birth rates are a different statistic than live births.  
An increase or decrease in actual births could be 
explained by concurrent growth or decline in the 
population base, but birth rates average out the 
number of live births per 1,000 persons in an area.  
The statistics in Figure 8 confirm that birth rate 
activity in the UMASD has fluctuated but stayed 
relatively consistent compared to the gradual decline 
experienced by the county over the last nine years.   

FIGURE 7: Females of Child-Bearing Age 
in UMASD, 2000 and 2010 

Age Cohort 2000 Females 2010 Females 

15 – 19 735 806 

20 - 24 1042 987 

25 - 29 1430 1572 

30 - 34 1404 1420 

35 - 39 1332 1111 

40 -44 1194 1163 

Source: U.S. Census Bureau 
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School District Enrollment  

District enrollment has grown over the last ten years 
reaching its highest point in 2018-19.  Growth over 
that period resulted in a 12 percent increase.  The 
prior decade grew even faster at approximately 18 
percent.  These patterns reflect a long term history of 
moderate growth in communities that have been 
mature or mostly built out for some time, yet still see 
a number of redevelopment projects and infill.   

It is interesting to note that over a four year period, 
from 2012 to 2016, the District actually experienced 
a net decline.  However, the last two years showed a 
quick rebound and increased enrollment by over 300 
students leading up to 2018-19.  The District has seen 
a flurry of new residential development at the Village 
at Valley Forge and new multifamily proposals 
within the business park, but this type of 
development does not usually bring a large volume 
of families with children.  This study aims to answer 

the question of how much growth will come from 
new development and what other factors may be 
more responsible for bringing additional students. 

The first place to look for answers comes from 
breaking down the figures by general school levels 
as indicated in Figure 9.  The elementary and middle 
school groupings reflect a pattern similar to the 
overall district enrollment with early growth, a stasis 
or decline and finishing with a strong resurgence.  
The fact that both levels are at a high mark for the 
decade signals that a decline in overall enrollment is 
unlikely just from the natural progression of students 
through the system.  It is expected that the high 
school group will further increase as these larger 
younger grades make their way through the system.   

FIGURE 9: School District Enrollment by Grade Divisions, 2009-2018 

Source: Upper Merion Area School District (enrollment as of October 1 each year) 
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Source: Upper Merion Area School District (enrollment as of October 1 each year) 

Year K 1 2 3 4 5 6 7 8 9 10 11 12 

2009-10 297 284 318 304 280 295 274 279 295 255 298 263 281 

2010-11 283 303 292 319 305 274 300 286 274 298 270 287 270 

2011-12 306 332 317 292 328 313 274 289 284 293 290 271 288 

2012-13 310 344 329 303 298 326 302 281 298 295 289 279 266 

2013-14 304 311 340 321 306 283 336 310 280 308 274 276 265 

2014-15 302 334 306 324 321 300 271 328 303 293 304 261 279 

2015-16 246 322 328 302 333 309 301 285 318 303 282 289 263 

2016-17 269 261 322 325 295 340 312 292 279 307 287 268 288 

2017-18 290 319 283 328 347 320 348 326 296 282 306 283 265 

2018-19 356 317 327 290 330 349 330 354 333 292 285 309 282 

FIGURE 11:  District Enrollment by Grade, 2009-2018 

Year 
Total                   
K-12 

Number Change 
from Previous Year 

Percent Change 
from Previous Year 

2009-10 3,723 94 2.6% 

2010-11 3,761 38 1.0% 

2011-12 3,877 116 3.1% 

2012-13 3,920 43 1.1% 

2013-14 3,914 -6 -0.2% 

2014-15 3,926 12 0.3% 

2015-16 3,881 -45 -1.1% 

2016-17 3,845 -36 -0.9% 

2017-18 3,993 148 3.8% 

2018-19 4,154 161 4.0% 

Grade K-4 Grade 5-8 Grade 9-12 

1,483 1,143 1,097 

1,502 1,134 1,125 

1,575 1,160 1,142 

1,584 1,207 1,129 

1,582 1,209 1,123 

1,587 1,202 1,137 

1,531 1,213 1,137 

1,472 1,223 1,150 

1,567 1,290 1,136 

1,620 1,366 1,168 

FIGURE 10: District Enrollment by Division, 2009-2018 

Source: Upper Merion Area School District (enrollment as of October 1 each year) 
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Alternative School Enrollment  

Potential alternative schooling choices include 
private schools, charter schools, and homeschooling.  
Enrollment in these schools are enumerated from 
several data sources and do not always have a 
consistent historical record.  Further confusing 
matters is that charter schools are also considered 
public schools. 

Private Schools 

The U.S. Census Bureau and its American 
Community Survey (ACS) provides some 
comprehensive data on public versus private school 
enrollment, which is probably the most 
straightforward assessment of trends.  However, 
these figures are still estimates with a margin of error 
and they rely upon the accuracy of individuals filling 
out questionnaires.  Figure 12 shows the available 
data that can be compared from the Census and ACS. 
The data indicates that private school enrollment 
averaged out over the last five years is slightly higher 
than what it was back in 2000.  An interim measure 
taken from 2007-2011 suggests that moderate growth 
occurred over the entirety of that span.  This is 
somewhat of a surprise given the downturn in the 
economy and consolidations within the Catholic 
church since 2008.  Other districts in the region 
actually demonstrated a decline in this period.  

Year 
Private School 

Students Dataset 

   2000 779 
Census 2000,           

Summary File 3 

   2016* 829 
�����^�U���ñ���z�����Œ�����•�Ÿ�u���š���•�U��

2012-2016 

   2011* 798 
�����^�U���ñ���z�����Œ�����•�Ÿ�u���š���•�U��

2007-2011 

FIGURE 12: Private School Enrollment According 
to U.S. Census Bureau 

However, if we consider the growth of the public 
school enrollment during this time, it still outpaces 
private school totals.   

The Upper Merion Area School District also keeps 
data on residents that attend private school through 
its monitoring of district bus records, which includes 
public and private school students.  However, the 
data is incomplete as it only recognizes students who 
are using the district’s public buses.  The bus data in 
Figure 13 goes back to the 2008-09 school year and 
offers a more precise pattern year by year.  The totals 
have fluctuated but generally show a decline in the 
number of private school students since that time.    

The combination of both data sources suggests that 
the Upper Merion Area is not in a radical state of 
change with regards to private school attendance.  
Levels may be similar to what they were in 2000, or 
even higher, but there were also fewer school age 
children back then, so a smaller percentage have 
chosen private school in the last five years.  The 

School District Characteristics  
 
Population 
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Alternative School Enrollment  
 
 

* 5 Year Estimates from the ACS are an average of 5 years worth 
of sampling data 

School Year Private School Students 

2009-10 668 

2010-11 786 

2011-12 701 

2012-13 652 

2013-14 673 

2014-15 635 

2008-09 617 

2015-16 633 

2016-17 653 

2017-18 597 

FIGURE 13: Private School Enrollment According 
to UMASD Bus Records* 

Source: Upper Merion Area School District Bus Records 
* Only recognizes private school students that opt for UMASD bus 
transportation. 
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District may see private school numbers climb a little 
bit in the coming years if the economy continues to 
improve, but the impact on public school attendance 
is recognized in the most recent trends. 

Charter Schools 

Charter schools are still considered public in that 
they usually have free tuition and are funded with 
public dollars.  However, they are independently 
operated and students are not considered in the 
district enrollment figure.  Cyber charter schools 
have also become an option for some students.  
Cyber charter schools are a form of home-based 
virtual charter schools.  These types of schools are 
relatively new options in the area, first appearing 
about ten years ago.   

According to the Upper Merion Area School District, 
there were 37 students living in the district in 2017-
18 that enrolled in charter/cyber charter schools.  The 
district’s records show that the number of students 
peaked in 2013-14 with 76 students, but it has since 
dropped each year going down to the current total.   

Homeschooling 

The last alternative, which is not considered public 
schooling, is homeschooling where the parent is 
responsible for educating the child.  District records 
show that there are usually fewer than 20 students 
being homeschooled within the UMASD during a 
given school year.  While these levels should be 
monitored, the relatively low numbers have a 
minimal impact on the overall enrollment in the 
district.   
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Impacts of Housing on Enrollment  

School Age Children by Housing Type 

The average number of school age children in a 
residential unit depends on the type of residential 
unit.  MCPC reviews the latest census data and 
compares it to county property records as part of its 
report titled, “Characteristics of the Population in 
New and Existing Housing Units.”  The latest report, 
based on the 2010 Census, contains the average 
number of school age children in single family 
detached, attached (townhomes and twins), and 
multifamily (apartments or multiple units in a 
structure) housing types.  The data is also analyzed in 
terms of new and existing units.  The countywide 
results of the study (top of Figure 14) show that a 
newly constructed single family detached home is 
over 15 times more likely to contain a school age 
child than multifamily units.  The difference is less 
stark when considering only existing units, but there 
are clearly more children found in detached units 
than in multifamily and attached units. 

 Single Family Detached �^�]�v�P�o�����&���u�]�o�Ç�����©�����Z���� �D�µ�o�Ÿ�(���u�]�o�Ç 

School Age Children per Household in 
���Æ�]�•�Ÿ�v�P��Units  0.55 0.41 0.18 

School Age Children per Household in 
New Units  0.93 0.21 0.06 

Montgomery County 

 Single Family Detached �^�]�v�P�o�����&���u�]�o�Ç�����©�����Z���� �D�µ�o�Ÿ�(���u�]�o�Ç 

School Age Children per Household in 
���Æ�]�•�Ÿ�v�P��Units  0.44 0.23 0.10 

School Age Children per Household in 
New Units  NA NA NA 

Upper Merion Area School District 

FIGURE 14: Average Number of School Aged Children by Housing Unit Type 

Source: Montgomery County Planning Commission 

We isolated data from the report to just focus on 
housing within the Upper Merion Area School District 
(bottom of Figure 14).  Unfortunately, there were not 
enough new developments in the UMASD to develop 
local representative figures for housing built during the 
last decade.  However, the UMASD data confirmed 
that single family detached homes were again the most 
likely to have greater numbers of school age children.  
The major difference between the UMASD and 
countywide data was that all existing housing types 
were likely to have fewer school age children in the 
UMASD.   

The housing adjustment in Part Three of this study uses 
countywide and local factors to make estimates on the 
impact of new construction for all housing types.     

Multifamily Housing Analysis 

The district’s student records from 2006-07, 2009-10, 
2014-15, and 2017-18 were compared to the addresses 
of all multifamily developments with 50 or more units 
in Bridgeport, Upper Merion, and West Conshohocken.  
The results shown in Figure 15 indicate that the number 
of public school children coming from multifamily 
developments had been increasing since 2006, but then 
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movement in and out of existing housing units is a 
less certain connection, but it is still incorporated 
into the cohort progression model.  It would be 
useful to look at sales data of homes and come to an 
understanding of what might happen with school age 
children where sales activity increases for one reason 
or another. 

The American Community Survey offers data on 
geographic mobility of households and the age 
composition of those households.  Figure 16 shows a 
breakdown of households that have remained within 
the same house as the year prior and households that 
have moved within the last year.  This latter group 
would constitute the characteristics of people who 
are purchasing homes or moving into rental units. 

The results show that the percentage of school age 
children is higher in homes that are occupied by the 
same household as the year before.  Therefore, 
recently sold homes may contain fewer school age 
children than homes that have not been sold.  A 

FIGURE 16: Select Age Cohorts in UMASD Area 
Households Related to Geographic Mobility 

Source: American Community Survey, 2012-2016 Estimates 

stabilized after 2014.  Considering that the District 
added a substantial number of units since then, and 
total school children remained at the same level, the 
actual rate of students per unit declined.  Also note 
that the closure and renovations of the former 
Marquis Apartments at 251 Dekalb St. resulted in the 
drop in units for 2014-15.  By 2017-18, the 
reopening of 251 Dekalb and new apartments at the 
Village at Valley Forge resulted in over a thousand 
new units with little net increase in school children.   

The trend for many districts has been an increase in 
students coming out of older multifamily rental 
developments.  This has clearly happened in the 
UMASD with total students from multifamily 
housing almost doubling since 2006.  However, the 
fastest growth was in the early part of that span and 
it has levelled out in recent years.  The closing and 
reopening of 251 Dekalb clouds the observation a 
little, but we still expect students from existing 
multifamily development to continue increasing at a 
slow rate with most new construction having 
minimal impact.    

See Figure 32 on page 35 for a full listing of the 
properties studied in this analysis and their student/
unit rates.  

Migration of Households 

The connection between new housing units and new 
population is fairly clear, although it also depends on 
the type of units.  The impact of household 

sudden increase in home sales would not necessarily 
have an immediate positive impact on school 
enrollment.   

Eventually, a boost in housing sales may still provide a 
positive impact on enrollments.  Pre-school age 
children (1-4 years old) are found at a higher 
percentage in recently sold homes than in homes that 
have not been sold.  Many of these children will enter 
the public school system over the next five years.  
Also, persons age 25-34 are the most likely to 
conceive children.  The percent of persons in 
households that have moved is a remarkable 37.7%, 
higher than any other district MCPC has studied.  
Countywide, the percentage for this age cohort is only 
27.2%.  A household that has just moved into a home 
in the district is more likely to contain 25-34 year olds, 
therefore increasing the likelihood that new children 
will be born into the district.  

Another analysis using county housing sales data and 
district enrollment records was conducted to identify 
public school students that lived in homes prior to 
being sold and students that lived in a home after it 
was sold.  The results in Figure 17, show that the net 
gain in public students resulting from sales in a 
specific year has changed very little from 2009 to 
2017.  This concurs with the geographic mobility data 
that the increase in recent sales in the UMASD are not 
having an immediate impact on school enrollment.   

Persons in households 
that have moved within 
the last year 

Persons in 
Households 

Percent of 
Persons in 
Households 

People Age 1-4 224 4.7% 

People Age 5-17 361 7.5% 

People Age 25-34 1,803 37.7% 

Total People 4,783 100% 
      

Persons in households 
that have remained in 
the same house 

Persons in 
Households 

Percent of 
Persons in 
Households 

People Age 1-4 1,260 4.3% 

People Age 5-17 4,356 14.8% 

People Age 25-34 4,210 14.4% 

Total People 29,335 100% 

Year 
UMASD 
Students Student / Unit 

   2009-10 356 0.08 

2014-15 443 0.12 

   2006-07 242 0.06 

Units 

4,208 

4,208 

3,567 

2017-18 446 4,910 0.09 

FIGURE 15: Actual UMASD Data for All Existing 
Multifamily Developments with 50 Units or More 

Note:  Only includes public students and ratio is based on units, 
not households. 
Source:  UMASD Records and MCPC analysis 

Year of Housing Units Sold 2009 

Number of Units Sold 389 

Incoming Students at Address 
of Units Sold 88 

2014 

430 

98 

Outgoing Students at Address 
of Units Sold 84 100 

Net Change in Students from 
�^���o���•�������Ÿ�À�]�š�Ç + 4 - 2 

2017 

511 

77 

72 

+5 

FIGURE 17: Impact of Housing Units Sold on 
Enrollment 

Source: UMASD Records, MCPC Median Price Sales Reports 
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Housing Units Built  

Residential construction activity in Montgomery 
County hit historic lows after 2008 due to the 
housing market bubble burst and the Great Recession 
that followed.  Development in the UMASD also 
experienced a historically low rate of construction in 
that time.  Before 2016, development had been 
coming in at under fifty units each year.  Residential 
development was isolated between single family 
detached and attached housing, and there had not 
been a major multifamily project since the Henderson 
Square Apartments were finished in 2000. 

The District is now becoming one of the hottest 
markets for multifamily housing.  Most of the land is 
considered built out, so new development usually 
occurs on sites with demolitions or other infill sites 
that may not have been fully developed.  The big 
exception is the Village at Valley Forge, a former 
golf course that was transformed into a mixed use 
town center with over 2,000 units constructed or 
planned.  In addition to the Village, recent zoning 
and land use changes have opened more opportunity, 
especially around the King of Prussia Business Park 
and the Schuylkill waterfront.   

Source: Montgomery County Planning Commission 

Housing Activity  
 
Impacts of Housing on Enrollment 
 
Housing Units Built 
 
Housing Units Proposed 
 
Housing Sales 

Figure 18 shows that new single family detached 
housing has been very scarce over the last eight years.  
Single family attached housing was more prevalent, 
although levels were still very low and represented 
smaller ten unit-type developments rather than any 
large complexes.  2016 marked the beginning of the 
multifamily boom with projects such as Indigo 301, 
Hanover Valley Forge, and Canvas Valley Forge (age-
restricted).  More development followed in 2018 with 
AVE, Hanover King of Prussia, and Park Square in the 
KOP Business Park. 

The average number of total units built in the last five 
years is 160 units resulting in approximately 7 
additional students per year. These figures will be used 
as a baseline of trend development, but more 
construction is on the way.  Over 2,000 units are 
currently proposed that could see construction in the 
next 5-6 years.  Some of this construction will need to 
be considered as an influence on enrollment growth 
that is outside of the recent trends accounted for in the 
projection model. 

The map in Figure 19 on the following page shows the 
most recent developments in the UMASD, recognizing 
all units built from 2013 through 2017.   

FIGURE 18: Housing Units Built in the UMASD by Housing Type, 2008-2017 
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